City of Piedmont

COUNCIL AGENDA REPORT
DATE: February 1, 2021
TO: Mayor and Council
FROM: Sara Lillevand, City Administrator
SUBJECT: Update on SB 2 Housing Programs Project and Alameda County Measure

Al

EXECUTIVE SUMMARY

On September 16, 2019, the Council approved the City’s application to participate in the State of
California SB 2 Program. The application included a scope of work, which outlined the tasks and
activities that the City wished to pursue in order to accelerate the production of housing in
Piedmont. Grant recipients must complete new or modified policies and programs by the end of
June 2022. The City grant application’s scope focused efforts on the two main strategies in the
existing 2014 Piedmont Housing Element which expires in 2022: the construction of accessory
dwelling units (ADUs) on residential properties; and development of mixed-use multi-family
development in zones C and D. The City’s SB 2 grant application stated that the City would follow
an open, transparent, and inclusive process that engaged the Piedmont Community, and indicated
that the process improvements envisioned in the grant application would help the City produce
270 additional affordable ADUs and 50 multi-family apartments above those projected under
existing housing regulations and policies.

The SB 2 grant application was accepted by State of California Department of Housing and
Community Development (HCD), and HCD awarded the City $160,000 in reimbursable funds to
complete the project. The purpose of this report is to affirm the City’s commitment to producing
affordable housing and address current activities relating to housing in Piedmont. Topics in this
report include an update on the SB 2 Housing Programs project, the introduction of the Piedmont
is Home community engagement efforts, an update on SB 35 objective design standards, an update
on the ADU and JADU initiatives, and an update on Measure A1 funding opportunities.

BACKGROUND

California Senate Bill 2 (SB 2), the Building Homes and Jobs Act, was signed into law by
Governor Brown on September 29, 2017 and took effect January 1, 2018. The law gives Alameda
County the ability to impose a recordation fee on real estate documents. For the recordation of
each real estate document, the County can impose a fee of $75 (not to exceed $225) to each parcel
of the real property. As a one-time component of SB 2, 50% of the fees collected from all counties
in 2018 were allocated to the SB 2 Planning Grants Program (SB 2 grants), to provide technical
and financial assistance to jurisdictions, through a noncompetitive application process. The SB 2



grants were intended to help jurisdictions finance the preparation, adoption or implementation of
plans that facilitate housing approvals or accelerate housing production. Grant recipients must
complete new or modified policies and programs by the end of June 2022. Additional information
on the SB 2 grants <can be found on the program  webpage:
http://www.hcd.ca.gov/grantsfunding/active-funding/planning-grants.shtml

On September 16, 2019, the Council approved the City’s application to participate in the State of
California SB 2 grants program. The application included a scope of work, which outlined the
tasks and activities that the City wished to pursue in order to accelerate the production of housing
in Piedmont. The grant application’s scope focused efforts on the two main strategies in the
existing 2014 Piedmont Housing Element: the construction of ADUs and Junior ADUs (JADUs)
on residential properties; and development of mixed-use multi-family development in zones C and
D.

In 2020, the City’s SB 2 grant application was accepted by State of California Department of
Housing and Community Development (HCD), and HCD awarded the City $160,000 in
reimbursable funds to complete the project scope. On August 17, 2020, the City Council authorized
a contract with Lisa Wise Consulting (LWC) to complete the SB 2 Housing Programs project. The
scope of work for ADUs included the analysis of possible incentives for rent-restricted affordable
ADUs, including consideration of state and regional grant opportunities, such as Measure Al
(2016).

Measure Al is a grant program funded through a countywide parcel tax and administered by the
Alameda County Department of Housing and Community Development (Alameda HCD). In 2016,
Alameda County residents voted to adopt Measure A1, a $580 million property tax revenue bond
for affordable housing. At the last Housing Element annual progress report hearings at the
Planning Commission (March 2020) and City Council (April 2020), the staff reports discussed
Measure Al. The City of Piedmont was initially allocated $2.4 million in Measure A1 funds for
development of affordable housing in Piedmont, which was subsequently reduced to $2.2 million
when the County determined that nine large affordable housing developments in Oakland were at
risk of failing after changes to the federal corporate tax rate. City of Piedmont property owners
will be taxed approximately $17 million over the life of the Measure A1l property tax increment.
Measure Al is a potential source of new incentives for construction of new ADUs and JADUs that
are restricted to rents affordable to low- and very-low income residents.

The SB 2 Housing Programs grant scope of work includes the preparation of objective design
standards for multi-family and mixed-use housing. Under Senate Bill 35 (Weiner) the State of
California Department of Housing and Community Development (State HCD) must evaluate a
city’s or local jurisdiction’s progress in meeting state affordable housing quotas in the form of the
regional housing needs allocation (RHNA). The State HCD uses this evaluation to establish
eligibility for non-discretionary permit approvals under Senate Bill 35. Under SB 35, Piedmont
currently must allow a residential development project providing a minimum of 50 percent total
affordable housing units to be processed with ministerial review (without design review or
Planning Commission or City Council approval). Thus far, no application submitted to City staff
has invoked SB 35 eligibility. If the RHNA for Piedmont increases substantially in the future, the
State HCD threshold for SB 35 review could decrease to residential development projects offering


http://www.hcd.ca.gov/grantsfunding/active-funding/planning-grants.shtml

only 10 percent affordability. As part of the SB 2 Housing Programs project, the City has tasked
Lisa Wise Consulting to assist staff in developing objective design standards that would apply to
any project that invoked SB 35 eligibility.

In addition, the City of Piedmont is beginning the community engagement process required
pursuant to Assembly Bill 686 (Santiago), enacted into law in 2017. Under AB 686, the City must
adopt programs to affirmatively further fair housing and remove obstacles to development in
Piedmont. The City has begun this effort by funding a portion of a regional study of impediments
to fair housing, prepared by Michael Baker International. Under AB 686, the City must actively
participate in the development of affordable housing through subsidies and other programs through
Housing Element policy. In the past, the City was required to facilitate the development of
affordable housing through policies and amendments to the municipal code (“set the table but not
serve the meal”). Now the City is required to take an active role in the development of new housing.
The SB 2 Housing Programs project will foster a community-wide discussion about new housing
strategies and a more inclusive Piedmont.

PROJECT UPDATES AND COMMUNITY ENGAGEMENT

This section of the report addresses current and ongoing housing work and community engagement
efforts. These efforts will inform housing policies, will meet the SB 2 grant funding requirements,
and will lay a foundation for the sixth cycle Housing Element update, slated to begin later this
year. The City of Piedmont has applied for and received State funding, including SB 2 Planning
Grant Program funds ($160,000) and LEAP (Local Early Action Planning grant) funds ($65,000),
to improve its housing policy. The following housing-related community engagement efforts are
underway, presented in chronological order:

Countywide Planning: The City of Piedmont and the cities of Albany, Emeryville, Dublin, and
Newark, along with the unincorporated portion of Alameda County, constitute the Alameda Urban
County for the purposes of many housing programs, including receiving funds from the U.S.
Department of Housing and Urban Development Community Development Block Grant (CDBQG)
program. The City provides Planning & Building Department staff for technical assistance for
County efforts. City staff volunteers for point-in-time surveys of the countywide homeless
population. Through Alameda Housing and Community Development, the City pooled its
resources with other Urban County cities to:

e Fund a countywide Analysis of Impediments to Fair Housing report, prepared by planning
firm Michael Baker International.

e Participate in the EveryOne Home program to provide services and housing to homeless
individuals and families.

e Help administer over $30 million in federal CARES Act funding for emergency rental
assistance and temporary shelter for homeless individuals and families, during the
COVID19 emergency.

Measure A-1: Since 2017, City staff has worked with County HCD staff and Habitat for Humanity
East Bay/Silicon Valley to develop Measure A-1 programs for ADUs in Piedmont. The City has
asked County Supervisor Keith Carson to facilitate this process by removing a requirement in the



Board of Supervisors’ Measure A-1 guidelines that requires Measure A-1 projects to have a 55-
year deed restriction for affordability. This effort is still underway. A shorter affordability term
appropriate for single-family dwellings would make the program more marketable and improve
its chances of success. A possible ADU low-interest loan program (maximum 1 percent interest,
due in total at the sale of the property) would be marketed to seniors and other low-income property
owners in Piedmont.

In 2018, Berkeley Food & Housing approached the cities of Piedmont and Albany about receiving
the cities’ shares of A-1 funding for a development of a $120-million, 186 units/beds affordable
housing development at 2012 Berkeley Way in Berkeley. Berkeley Food and Housing then
withdrew their request when the Albany City Council denied the request to use Albany’s Measure
A-1 allocation.

In 2018, City staff also contacted EAH Housing regarding the feasibility of a small affordable
housing development, taking advantage of state density bonus law, in Zone D. The resulting
number of units (less than 15 housing units) was too small to be feasible for EAH, under the current
Zoning Code provisions. A size of approximately 30 units or beds is necessary for economies of
scale for both construction costs and social services.

In 2019, City staff met with Habitat for Humanity East Bay/Silicon Valley representatives and
County HCD staff regarding a low-interest loan program for the construction of ADUs with a 10-
year rent restriction. This program would allow the City to fund a Habitat program modeled on the
County’s AC RENEW program, described below, to offer $15,000 to $50,000 loans with a
maximum | percent interest rate to low-income property owners in Piedmont (such as seniors,
etc.) to construct low-income ADUs and JADUs. County HCD staff outlined the process for
requesting a waiver of the Board of Supervisors’ Measure A-1 guidelines (including a waiver of
the 55-year affordability restriction).

In 2020, City staff participated in the development of a web-based, affordable housing
clearinghouse portal with County HCD staff and Exigy, a municipal software developer. Similar
portals have been established for the City and County of San Francisco, San Jose, and San Mateo
County. These portals can integrate countywide waiting lists for affordable housing, rental housing
application processes, vetting of applicant income and eligibility, and information about available
housing units. Technical assistance such as this has been shown to increase the diversity of
applicants for available rental housing in places like Seattle. In further discussions with Exigy
representatives, staff learned that the cost of developing an online portal to help market and track
ADUs in Piedmont would cost approximately $37,000. It may be possible to use Measure A-1
funds to cover the cost of such a tool if it were part of a larger program to market and fund rent-
restricted ADUs. Examples of Exigy’s affordable housing portals are included as Attachment D to
this report.

The City’s Measure A-1 allocation ($2.2 million) project application must be approved by the
County of Alameda by December 31, 2021, and then the funds must be spent within five years
after the application is approved. City staff have requested an extension of the December 31, 2021
deadline. A meeting with County HCD staff to discuss the extension and the proposed ADU loan
pilot program is anticipated by early February 2021.



In addition to the funding of $2.2 million specifically earmarked for Piedmont, Piedmont’s low-
income residents and employees are eligible to participate in Measure A-1 programs that serve all
residents of Alameda County. These include the AC BOOST programs, offered through the
County for first-time home-buyers, emergency responders, and educators, as well as the AC
RENEW home repair program for eligible residents. The AC BOOST and AC RENEW brochures
are posted to the City housing programs webpage.

SB 2 Planning Grant: On August 17, 2020, the City entered into a contract with Lisa Wise
Consulting (LWC) to fulfill the SB 2 grant project description. LWC is tasked with identifying
potential sources of funding to support local incentives for the construction of income-restricted
ADUs. A potential source of funding could be Measure A-1, discussed above. LWC is also tasked
with developing ADU and JADU prototypes, drafting objective design standards meeting SB 35
and other state requirements (Senate Bill 330), beginning the discussion with the Piedmont
Community about strategies to affirmatively further fair housing, and making recommendations
about suitable sites for mixed-use and multi-family development. LWC’s SB 2 Housing Programs
project schedule indicates that drafts of these work products will be available by October 2021.
The LWC project schedule is included as Attachment B to this report.

City Webpage: Last summer, the City launched its first housing programs webpage. Information
currently posted to the webpage includes Measure A-1 AC BOOST and Measure A1 AC RENEW
program descriptions and flyers. Previously, information about state and federal rental assistance
for Piedmont residents impacted by the COVID19 pandemic was posted to this page and later
removed at the end of the application deadline. City staffused Constant Contact to officially launch
the webpage, as well as inform residents of opportunities to register for email updates, in an email
sent in August 2020 to approximately 4,000 households. Website updates and improvements for
the Housing Element are scheduled to begin with the development of the Community Engagement
Strategy described below.

Community Engagement Strategy: The City has retained Plan to Place, a Bay Area full-service
public engagement firm, to develop and implement a community engagement strategy related to
housing in Piedmont. The community engagement plan is entitled “Piedmont is Home.” Their
work program includes development of a Piedmont Housing website, including logo branding,
project messaging, social media, and content related to current housing efforts, housing needs, and
opportunities for public input. Plan to Place will also facilitate community workshops, stakeholder
meetings, and housing discussions during the coming year.

Stakeholder Meetings: Lisa Wise and Monica Szydlik of LWC conducted interviews with more
than 30 stakeholders on housing issues in Piedmont during the Fall of 2020 as part of the SB 2
Housing Programs project. This work provides a foundation for the next phases of the SB 2 grant-
funded project now underway, including a citywide survey (see below), preparation of guiding
principles for the project, a communitywide discussion about inclusivity, preparation of objective
design standards for new multi-family and residential mixed-use development, incentives for rent-
restricted ADUs, and prototype designs for ADUs and Junior ADUs.



City Survey: LWC is developing a citywide survey on housing issues. The survey will be posted
electronically in February, with a 30-day response period. Questions will focus on innovative
solutions to increasing housing production, potential new housing strategies, and attitudes toward
different densities and housing types and design. The survey will be promoted via a post-card
mailed to all Piedmont residents, including a web address (or QR code) with the survey. It will
also be promoted on the City’s website, social media, local news outlets, word of mouth, and
focused mailings to City seniors, families with school-age children, and ADU owners.

In addition to the work outlined above, City staff continues to pursue grant funding for affordable
housing and community engagement, such as the State of California Regional Early Action
Planning (REAP) grants. The REAP grant deadline is February 12, 2021. The City is eligible for
a non-competitive award of $20,000 and may be eligible for additional funding if the City grant
application meets certain Plan Bay Area 2050 objectives.

This report is an informational item, and City staff invites questions from the City Council and
members of the public about the SB 2 Housing Programs project, Measure A-1, SB 35, AB 686,
and the Piedmont is Home community engagement plan.

By:  Kevin Jackson, Planning & Building Director
Barry Miller, Planning Consultant
Pierce Macdonald-Powell, Senior Planner

ATTACHMENTS:

Attachment A Online Analysis of Impediments to Fair Housing, Michael Baker
International is available at:
https://www.acgov.org/cda/hcd/docs-reports.htm

Attachment B Page 7 SB 2 Housing Programs Project Schedule, LWC

Attachment C Pages 8-11  AC Boost and AC Renew Promotional Flyers

Attachment D Online Exigy on-line affordable housing portals at

https://housing.acgov.org/
https://housing.sfgov.org/
http://housing.sanjoseca.gov/
https://housing.smcgov.org/
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Funded by Alameda County Measure A1
and approved by Alameda County taxpayers

Applying for Down Payment Assistance
from AC Boost is free, fast, and simple!

I’m a first-time homebuyer and ready
to buy in Alameda County. AC Boost Speg;j
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less than 120% Area Median Income.

Income Limits & Loan Amounts

»  Buyers earning less than 100% AMI (Area Median Income) have a loan limit of $150,000.
«  Buyers earning between 100% and 120% AMI have a loan limit of $100,000.

*Income limits below are effective as of June 1, 2018 and are subject to change on an annual basis

Household Size
100% AMI* | $73,100 $83,500 $93,950 $104,400 $112,750 $121,100 $129,450 $137,800

120% AMI*|  $87,700 $100,250 $112,750 $125,280 $135,300 $145,350 $155,350 $165,400

iSolicitar asistencia de pago inicial de AC 5 AC Boost BEREANEE S ER.
Boost es gratis, rapido y facil! Los limites de HRiSHy. AR | 100% AMI BT E 2R IR
los préstamos son de $ 100,000 para el 100% 4E = $1\ 00.000 %ﬁ: 5 120% AI\//II e

del AMI o de $ 150,000 para el 120% del AMI. v S e e "
Consulte la tabla para limites por tamano de HREAZ $150,000 , FRERREMRIRE

hogar. o

Ban c6 thé dang ky hé tro thanh toan trwéc ~ Ang pag-aplay para tulong para sa unang

tir AC Boost mién phi, nhanh chéng va dé pambayad mula sa AC Boost ay libre, mabilis at
dang! Gi¢i han vay 1& 100.000$ & 100% AMI madali! Ang mga limitasyon sa pautang ay $100,000

para sa 100% AMI o $150,000 para sa 120% AMI.
Tingnan ang talaan ng limitasyon ng kita ayon sa
sukat ng sambahayan.

hodc 150.000 db la & 120% AMI. Hay xem bang
gioi han thu nhap theo quy moé hd gia dinh.

Learn more at acboost.org, email acboost@hellohousing.org, or call (510) 500-8840





